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1. Executive Summary

In January 2006, S. B. Friedman & Company was engaged by the City of Rockford (the “City”)
to conduct a Tax Increment Financing Eligibility Study and prepare a Redevelopment Plan and
Project (the “Redevelopment Plan”). This report details the eligibility factors found within the
Preston and Central Redevelopment Project Area (the “Preston and Central RPA”) Tax
Increment Financing (“TIF”) District in support of its designation as a “blighted area” within the
definitions set forth in the Illinois Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-
74.4-1 et seq., as amended (the “Act”). This report also contains the Redevelopment Plan and
Project for the Preston and Central RPA.

The Preston and Central RPA consists of 82 tax parcels and 50 primary buildings located
approximately two miles west of downtown Rockford. The site covers 220 acres and is generally
bounded on the north by Preston Street, on the south by Cunningham Road, on the east by
Tay/Stanley Street, and on the west by Horace Avenue. The RPA is located wholly within the
City of Rockford.

Determination of Eligibility

This report concludes that the Preston and Central RPA is eligible for TIF designation as a
“blighted area” because the following seven eligibility factors for improved land have been
found to be present to a major extent:

Lack of Growth in EAV.

Deterioration;

Inadequate Utilities;

Excessive Vacancies;

Obsolescence;

Excessive Land Coverage and Overcrowding of Structures; and
Deleterious Land Use and Layout.

Redevelopment Plan Goals and Objectives

Goal. The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that
qualify the Preston and Central RPA as a blighted area and to provide the mechanisms necessary
to support public and private development to strengthen this area as an industrial and commercial
district to promote job growth and strengthen the City’s economic base. This goal is to be
achieved through an integrated and comprehensive strategy that leverages public resources to
stimulate additional private investment including rehabilitation of existing structures and new
development.

Objectives. Eight (8) broad objectives support the overall goal of revitalization of the Preston
and Central RPA. These include:
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1. Support the preservation, rehabilitation, and expansion of existing industrial businesses
and facilitate the development of new industrial facilities throughout the RPA;

2. Support the preservation, rehabilitation, and development of commercial and/or
public/institutional uses in certain locations within the RPA;

3. Facilitate the assembly, preparation, and marketing of vacant and/or underutilized sites
primarily for industrial development, but also for commercial, residential, and/or
public/institutional development in certain specified locations within the RPA;

4. Replace, repair, or provide for new infrastructure where needed, including streets,
sidewalks, bridges, curbs, gutters, underground water and sewer systems, and parking as
needed to support new development and redevelopment within the RPA;

5. Provide for streetscaping, landscaping, and screening/buffering elements between land
uses in the area, as appropriate;

6. Coordinate the goals of this redevelopment plan with the goals and objectives of other
underlying redevelopment plans and planning studies, including Rockford’s 2020 Plan:
Entering the 21" Century; where appropriate;

7. Provide opportunities for locally owned, women-owned, and minority-owned businesses
to share in the construction and permanent job opportunities associated within the Preston
and Central RPA.

8. Support job training/welfare to work programs and increase employment opportunities
for area residents.

Strategies. These objectives will be implemented through five specific and integrated strategies.
These include:

1. Encourage Private Sector Activities and Support New Development. Through the
creation and support of public-private partnerships, or through written agreements, the
City may provide financial and other assistance to encourage the private sector, including
local property owners to undertake rehabilitation and redevelopment projects and other
improvements that are consistent with the goals of this Redevelopment Plan and Project.

The City may enter into redevelopment agreements or intergovernmental agreements
with private entities or public entities to construct, rehabilitate, renovate, or restore
private or public improvements on one or several parcels (collectively referred to as
“Redevelopment Projects™).

2a Assist Employers Seeking to Relocate or Expand Facilities. The City may provide
assistance to businesses and institutions that are major employers and which seek to
relocate to or expand within the Preston and Central RPA. This assistance may be
provided through support of redevelopment and rehabilitation projects in existing
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buildings, assistance with land acquisition and site preparation for new facilities, or
assistance with financing costs.

3. Implement Public Improvements. A series of public improvements throughout the
Preston and Central RPA may be designed and implemented to help define and create an
identity for the area, prepare sites for anticipated private investment, and create a more
conducive environment for private development. Public improvements that are
implemented with TIF assistance are intended to complement and not replace existing
funding sources for public improvements in the RPA.

These improvements may include improvement or development of curbs, sidewalks,
corresponding lighting, and other streetscaping elements; public rights-of-way and
alleyways; underground water and sewer infrastructure; parks or open space, and other
public improvements consistent with the Redevelopment Plan and Project. These public
improvements may be completed pursuant to redevelopment agreements with private
entities or intergovernmental agreements with other public entities, and may include the
construction, rehabilitation, renovation, or restoration of public improvements on one or
more parcels.

4. Support the Development of Vacant and Underutilized Sites. The redevelopment of
vacant and underutilized properties within the Preston and Central RPA is expected to
stimulate private investment and increase the overall taxable value of properties within
the RPA. Development of vacant and/or underutilized sites is anticipated to have a
positive impact on other properties beyond the individual project sites.

5. Facilitate Property Assembly, Demolition, and Site Preparation. Financial assistance
may be provided to private developers seeking to acquire land, and to assemble and
prepare sites in order to undertake projects in support of this Redevelopment Plan and
Project.

To meet the goals of this Redevelopment Plan and Project, the City may acquire and
assemble property throughout the RPA. Land assemblage by the City may be by
purchase, exchange, donation, lease, eminent domain, or through other programs, and
may be for the purpose of (a) sale, lease, or conveyance to private developers, or (b) sale,
lease, conveyance, or dedication for the construction of public improvements or facilities.
Site preparation may include such preparatory work as demolition of existing
improvements and environmental remediation, where appropriate. Furthermore, the City
may require written development agreements with developers before acquiring any
properties. As appropriate, the City may devote acquired property to temporary uses until
such property is scheduled for disposition and development.

Required Findings

The required conditions for the adoption of a Redevelopment Plan and Project are found to be
present within the Study Area.

S. B. Friedman & Company 3 Development Advisors



City of Rockford Preston and Central Redevelopment Project Area

First, the City is required to evaluate whether or not the Study Area has been subject to growth
through private investment and must substantiate a finding of lack of such investment prior to
establishing a TIF district.

Taken as a whole, the Study Area has not been subject to widespread growth and development
through investment by private enterprise. The equalized assessed valuation (“EAV™), which is
the value of property from which property taxes are based in the Study Area, was negative for
three of the last five years (2000 through 2005) and has grown at a rate less than that of the
balance of the City for four out of the last five years (2000 through 2005). The compound annual
growth rate of EAV for the Study Area was 1.11% between 2000 and 2005. In comparison, the
compound annual growth rate of EAV was 4.08% for the balance of the City of Rockford over
the same period of time.

Second, the City is required to find that, but for the designation of the TIF district and the use of
tax increment financing, it is unlikely that significant investment will occur in the Study Area.

Without the support of public resources, the Redevelopment Plan Goals and Objectives for the
Study Area would most likely not be realized. Over the years, the area has declined as an
Industrial/Business district. The area-wide improvements and development assistance resources
needed to redevelop and revitalize the Study Area as a highly productive industrial/business
district are extensive and costly, and the private market on its own has shown little ability to
absorb all of these costs. Public resources to assist with public infrastructure improvements and
project-specific development costs are needed to leverage private investment and facilitate area-
wide redevelopment. TIF funds can be used to fund infrastructure improvements, land
acquisition, building rehabilitation, and financing costs for new construction. Accordingly, but
for the designation of a TIF district, these projects, which would contribute substantially to area-
and City-wide redevelopment, are unlikely to occur.

Finally, the Study Area includes only those contiguous parcels of real property that are expected
to benefit substantially from the proposed improvements.
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2. Introduction

The Study Area

This document serves as the eligibility study (“Eligibility Study”) and Redevelopment Plan for
the Preston and Central RPA. The Preston and Central RPA is located near the western edge of
the City of Rockford, approximately two miles west of downtown. In January 2006, S. B.
Friedman & Company was engaged by the City to conduct a study of certain properties in this
area to determine whether the area containing these properties would qualify for status as a
“blighted area” and/or “conservation area” under the Act.

The community context of the Preston and Central RPA is detailed on Map 1.

The Preston and Central RPA consists of 82 tax parcels with a total of 50 primary structures. The
Preston and Central district is generally bounded on the north by Preston Street, on the south by
Cunningham Road, on the east by Tay/Stanley Street, and on the west by Horace Avenue. The
Study Area is approximately 220 acres and is composed primarily of industrial uses but also
includes commercial and public/institutional uses.

Map 2 details the boundary of the Preston and Central RPA which includes only those
contiguous parcels of real property that are expected to benefit substantially from the
Redevelopment Plan improvements discussed herein. The boundaries encompass an industrial
area that, as a whole, suffers from a lack of investment that has led to deterioration of buildings
and associated infrastructure, obsolescence of existing structures, deleterious land use and layout,
and a lack of growth in property values. Without a comprehensive approach to address these
issues, the Preston and Central RPA could continue its decline, thereby discouraging future
development opportunities. The Redevelopment Plan addresses these issues by providing the
means to facilitate private development and improvements to the area’s infrastructure and public
facilities. These improvements will benefit all of the property. within the RPA by alleviating
conditions qualifying the RPA as a blighted area.

Appendix 1 contains the legal description of the Preston and Central RPA.

The Eligibility Study covers events and conditions that existed and that were determined to
support the designation of the Preston and Central RPA as a “blighted area” under the Act at the
completion of our research on July 14, 2006 and not thereafter. Events or conditions, such as
governmental actions and additional developments occurring after that date are excluded from
the analysis.

This Eligibility Study and Redevelopment Plan summarize the analysis and findings of the
consultant’s work, which, unless otherwise noted, is solely the responsibility of S. B. Friedman
& Company. The City is entitled to rely on the findings and conclusions of the Redevelopment
Plan in designating the Preston and Central RPA as a redevelopment project area under the Act.
S. B. Friedman & Company has prepared this Redevelopment Plan with the understanding that
the City would rely (1) on the findings and conclusions of the Redevelopment Plan in proceeding
with the designation of the Preston and Central RPA and the adoption and implementation of the
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Redevelopment Plan, and (2) on the fact that S. B. Friedman & Company has obtained the
necessary information including, without limitation, information relating to the EAV of parcels
comprising the Preston and Central RPA, so that the Redevelopment Plan will comply with the
Act and so that the Preston and Central RPA can be designated as a redevelopment project area
in compliance with the Act.

History of Area

According to the City of Rockford, the Preston and Central RPA remained undeveloped until the
early 1900s when the majority of the land area within the Preston and Central RPA began to
develop as an industrial area. This development was spurred by the extension of the railroad
tracks. Emerson Manufacturing, a farm implement company, was one of the first industrial users
in the study area. They occupied a large portion of the land area for more than 20 years until they
sold their property to another farming equipment company, J.1. Case Company, in 1928. J.1. Case
made a number of improvements to the company between 1928 and 1945 that included
additional buildings and warchousing facilities including a craneway shelter, water tanks, and
lumber sheds. Circa 1945, the company included more than 1 million square feet of building
space, 11,800 linear feet of rail tracks, and 9,500 linear feet of fencing. In 1971, J.I. Case
Company closed the property and was sold to the City of Rockford. The City currently maintains
and operates most of their public works needs on this site and also leases a portion of the
remaining J.I. Case buildings to private industries.

Other industrial development was established on the periphery of the J.I. Case/City Public Works
site starting in the 1920s and 1930s. During this time period, the following businesses and
industries were established in the Preston and Central RPA:

Andrews Wire and Iron Works at Preston Street and Independence Avenue;

H A Block Fuel Company, at Preston Street and Independence Avenue;

T McBride & Son coal yard (Rockford Oil Company) at Cedar and Tay Streets;
City of Rockford Pumping Station at Cedar and Tay Streets;

Twin Disc Clutch Company at Preston and Tay Streets; and

The Texas Company, a fuel storage facility, at Cedar and Tay Streets.

® & & 6 o o

In 1939, Liebovich Brothers, a steel and aluminum manufacturing company, developed a
manufacturing facility along Preston Street. The company is now a subsidiary of Reliance Steel
and Aluminum but they continue their operations on Preston Street. Today, it is one of the
Jargest industrial owners in the Preston and Central RPA.

Over the last two to three decades, the Preston and Central RPA has experienced limited capital
investment. Outside of a small warehouse erected by Liebovich Brothers in 2002, the study area
has not seen new development or much improvement within existing structures or infrastructure.
In fact, much of the land and buildings have fallen into disuse and property values have been
declining. The creation of the Preston and Central TIF district will facilitate new improvements,
provide needed infrastructure improvements, and help strengthen the City’s workforce and tax
base.

S. B. Friedman & Company 6 Development Advisors



Map 1: Community Context City of Rockford: Preston and Central RPA
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City of Rockford Preston and Central Redevelopment Project Area

Existing Land Use

Based upon S. B. Friedman & Company'’s research, three major land uses have been identified
within the Preston and Central RPA:

. Industrial;
. Commercial; and
. Vacant Land

The existing land use pattern in the Preston and Central RPA is shown in Map 3. This map
represents the land use in the area on a parcel-by-parcel basis.

Overall, the Preston and Central RPA consists primarily of industrial land uses. Small
commercial uses, which mostly consist of auto-related service uses, are interspersed within the
area’s industrial uses.

Industrial. The predominant land use within the area is industrial Jand. Major industrial users
include Liebovich Brothers Incorporated, Tote Cart, and the City of Rockford Public Works. The
overall character of the Preston and Central RPA is that of a heavy industrial district. The
businesses within the RPA manufacture and process heavy materials including steel, wood, and
engineered plastics.

Commercial. There are a few commercial properties scattered throughout the Preston and
Central RPA. Most of these commercial uses are auto-oriented, including auto service centers
and scrap metal.

Vacant. There are a total of 24 vacant parcels within the proposed RPA. The largest vacant
parcels are along the east and west ends of the RPA. Other smaller parcels are interspersed
throughout the RPA along Preston and Cunningham streets. The large vacant parcels are
configured for primarily industrial use while smaller parcels can accommodate commercial or
residential uses.
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